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Introduction  &  Summary 

This  working  paper  sununarizes  current  supply  and  costs  of  labor,  land  and 
building  space  in  western  Massachusetts  (particularly  Hampden  County) ,  as 
they  compare  to  otiicr  regions  in  southern  New  England  (particularly 
llarLi'ord  CoiinLy,  Connect  Lcul)  . 

The  research  shows  that  western  Massachusetts  business  costs   (wage  rates, 
land  costs,   industrial  and  commercial  rents)  are  typically  lower  than 
those  found  in  adjacent  regional  markets. 

Some  possible  explanat Lous  and  implications  for  these  facts  are  presented 
for  the  reader's  use.  These  merit  further  examination  before  being  used 
f(;r  polii:y  purposes. 

But  the  facts,  as  offered  in  the  accompanying  tables  and  graphs,  should 
be  of  immediate  interest  to  firms  making  locational  decisions  and  to 
Chambers  of  Commerce  and  otliers  responding  to  their  requests. 


Comparative  Wages  &  Employment 


This  section  compares  wage  rates  and  levels  of  employment  in  Hampden 
County,  Massachusetts  and  Hartford  County,  Connecticut.     The  comparison 
indicates  that  Hampden  County  relative  wages  are  less  than  or  equal  to 
those  in  Hartford  County  in  73  of  the  90  sectors  or  approximately  80% 
of  tlie  cases  for  which  data  were  available. 

There  are  many  possible  explanations  for  this  disparity  in  wages  in  two 
counties  wliich  sliare  a  common  border  and  whose  principal  cities  and 
employmcMiL  contors  are  approximately  30  minutes  apart  by  road.  Among 
them  arc  Llie  following: 

1.  Labor  market  conditions  in  the  two  counties  are  such  that 
employers  simply  need  not  pay  as  much  for  comparable  skills 
in  the  Massachusetts  county  as  they  would  (or  do)  in 
Connecticut.     This  could  occur  if,  for  example,  there  were 
barriers  (real  or  perceived)  which  made  these  adjacent 
counties  into  two  distinct  labor  markets  despite  their 
proximity. 

2.  The  mix  of  firms  in  the  respective  employment  sectors  are 
not  comparable.     Firms  grouped  for  classification  purposes 
into  one  SIC  actually  are  quite  different  from  one  county  to 
the  other.     They  produce  a  different  mix  of  products 
requiring  different  skill  levels,  leading  to  different  levels 
of*  compensation. 

3.  Employees  in  a  sector  in  one  state  may  be  in  a  better  bar- 
gaining position  than  their  counterparts  in  the  other  state, 
either  because  of  union  representation  or  other  reasons. 

Which  of  tliese  best  fit  circumstances  in  this  portion  of  the  Connecticut 
River  Valley?  The  answer  is  that,  for  one  sector  or  another,  all  of  the 
above  explanations  apply. 

Tables  1  and  2  list  the  sectors  (both  manufacturing  and  service)  for 
which  data   aire  available. 

Industries  or  services  which  have  a  high  locational  quotient"  in  a  county 
generally  have  higher  relative  wages.     Presumably,   skilled  labor  is  in 
relatively  scarce  supply  and  wages  are  bid  up  correspondingly. 

For  example,  wages  in  the  chemical  industry  (SIC  28)  and  in  miscellaneous 
manufacturing  (SIC  39)  are  both  higher  in  Hampden  than  in  Hartford  County. 
In  both  cases,  there  is  a  substantial  concentration  of  employment  and 
major  corporations  are  dominant  employers  (Monsanto,  Spaulding,  Milton  and 
Bradley).     In  these  circumstances,  the  third  explanation  listed  above  for 
wage  disparities  (employee  bargaining  power)  appears  to  be  at  work. 


"    A  number  which  indicates  how  employment  in  an  industry  in  a  region 
compares  with  the  nation  as  a  whole.     A  locational  quotient  greater 
than  one  indicates  a  higher  than  average  concentration  of  that 
industry  in  the  region  relative  to  the  nation. 
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TABLE  1     -     COMPARATIVE  WAGES  &  EMPLOYMENT 


Hampdeii  County,  MA  and  Hartford  County,  CT,  1980 
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TABLE  1  continued     -    COMPARATIVE  WAGES  &  EMPLOYMENT 

Hampden  County,  MA  and  Hartford  County,  CT,  1980 
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Source :     Regional  Science  Research  Institute 


TABLE  2     -     COMl'ARATIVE  WAGES  &  EMPLOYMENT 
Industries  in  which  Hampden  County  has  Higher  Relative  Wages 


1 


1  lAMJM) V.l\_  ( ;(M]NTY  I lAKTFOKI)  CODNTY 

S 1 C  INDUSTRY  I'Ml'LOYNENT      '    WAC'E*  l-MPLOYMKNT  '  WAGE* 

20  Food  2049  $  14.9  3413  $14.4 

22  Textiles  1509  11.5  472  11.2 

65  Paperbcard  1433  15.4  398  12.9 

271  Newspapers  ] 448  13.5  1960  13.2 

28  Chemicals  2954  21.3  1925  19.4 

32  Stone,  Clay,  Glass  705  16.0  1135  15.4 

345  Screw  Machine  Products  140  17.7  2276  16.1 

38  Instruments  792  15.3  5046  14.5 

39  Misc.  Manufacturing  5618  13.8  1014  12.6 
394  Toys  &  Sporting  Goods  4294  14.0  9)  10.3 
399  Misc.  Manufacturing  1195  12.7  393  10.3 

47  Transportation  Services  336  17.4  944  10.8 

53  General  Merchandise  4886  7.0  7921  6.7 

62  Security  &  Community  184  18.8  638  18.5 

78  Motion  Pictures  313  6.5  442  5.2 

79  Amusement  &  Recreation  1105  8.5  3264  7.3 


*  Wages  are  annual  and  in  Thousands  of  Dollars  (1980) 
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In  I  lu-   i  iisL  riiiiu'iU scclor   (STC),  Il.imi-xliMi  County  w.i^'.c's  arc  also  rc>la- 
llvi'lv  'I'lii;;  occurs  dcspili"  an  ex  I.  ri'iii«>  1  y   lov>?  loiaLional         t  i  I'li  t" 

(().:•). 

TliLs  sccLor   is  a  possible  L 1  lustrat  i on  of  the  explanation  that  firms  in 
Hampden  County,  at  that  time,  were  more  highly  specialized  than  the  norm 
in  the  industry  (explanation  //2  above)  . 

But  with  the  preponderance  of  evidence  showing  higher  wages  in  Hartford 
than  Hampden,  regardless  of  locational  quotient,  neither  bargaining 
power  nor  skill  levels  seem  adequate  explanations.     The  most  likely 
explanation  is  that  for  a  combination  of  reasons,  Hartford  County, 
Connecticut  and  Hampden  County,  Massachusetts  are  quite  different  places 
in  the  minds  of  their  residents  and  thus  distinct  labor  markets. 
Certainly,   the  state  boundary  line  encourages  this  thinking. 

FxplanaLions  for  wage  variation  merit  case  by  case  analysis  before  one 
(h'l  crni  i  ncs  thai   the  inchislry  could  bontifit  from  relocation  to  tl\e  lower 
wage  area.     liuL,   tii(>  principal  conclusion  from  this  brief  analysis  is 
tiiat  there  arc  good  reasons  to  believe  a  wage  differential  does  exist 
and  that  tliere  seem  to  be  several  opportunities  for  western  Massachusetts 
to  capitalize  on  this  locational  advantage  in  the  years  to  come. 
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Buildings  &  Land 


Tlie  data  presented  here  compare  space  availability,  rental  rates,  sale 
prices,  vacancy  rates  and  office  space  absorption  rates*  for  Hampden 
County,  Mass.;  Hartford  County,  Conn.;  Boston,  and  other  cities 
experiencing  growth   in  Massachusetts  and  Connecticut.    Little  information 
was  found  concerning  Berkshire,  Franklin  and  Hampshire  Counties,  Mass. 
The  New  England  Real  Estate  Directory  (Volume  II  and  III,   1983)  was 
the  source  for  this  report. 

The  clat;i  show    hiiilclinj;   and  land  availability  in  the  large  urban  area 
(IW).';l()a)  and   its  growing  suhurliaii  area  (Llio  Route  495  growth  cities), 
a  medium  size  urban  area  experiencing  suburban  growth  (Hartford)  and  a 
small  urban  area  yet  to  see  significant  outward  growth  (Springfield  in 
Hampden  County) . 
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The  proportion  of  total  supply  which  has  been  rented  in  the  previous 
twelve  month  period. 
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Graplis  1,  2  and  3  demonstrate  Springfield's  relatively  small  amount  of 
available  office  and  industrial  spaces,  along  with  its  large  supply  of 
available  land  when  compared  to  larger  markets. 

But  the  data  also  suggest  some  weak  points  in  Springfield's  office 
building  market.     Though  our  source  for  this  information  (The  New  England 
Real   Estate  Directory)  does  have  a  minimum  listing  size  of  10,000  sq.  ft. 
and  is  perhaps  not  complete,  it  is  worth  noting  that  Springfield's  28% 
vacancy  rate,  though  comparable  to  Worcester  and  some  Connecticut  areas, 
was  significantly  liigher  than  both  nearby  Hartford  and  the  Boston  area. 
I'tir rhernioro ,  coupled  with  a  28%  vacancy  rate,  Springfield's  A%  absorption 
rate  sug)',ests  that  excess  stock  is  being  rented  very  slowly.     This  is 
especially  evident  when  compared  to  the  city  of  Hartford's  absorption 
rate  of  21.4%. 
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TABLE  A     -     INDUSTRIAL  SPACE  IN  MASSACHUSETTS  &  CONNECTICUT 


(Selected  Locations) 


BUILDING  RENTALS 


Number  o^ 

Sq.  Ft. 

Rental  Rates($/Sq. 

Ft.) 

LOCATION 

Listings 

Listed 

Average 

High 

Low 

MA  - 

HAMPDEN  COUNTY 

4 

143,600 

2.  36 

3.00 

1.75 

—  Springfield 

2 

61 ,000 

2.37 

3.00 

1.75 

-  E.  Longmeadow 

1 

2,600 

.''..95 

- 

-  Ludow 

I 

80,000 

1 . 75 

- 

HAMPSHIRE  COUNTY 

0 

-0- 

- 

FRANKLIN  COUNTY 

0 

-0- 

- 

BERKSHIRE  COUNTY 

0 

-0- 

- 

- 

- 

Boston 

26 

1,949,858 

EASTERN  2 
GROV/TH  CITIES 

-  Chelmsford 

3 

96,200 

12.48 

30.00 

6.00 

-  Hopkinton 

3 

171,668 

5 , 60 

6.00 

5.00 

—  Marlbourgh 

5 

393 , 100 

5.97 

9.50 

4.25 

-  Westborough 

4 

142,039 

11.55 

13.00 

8.50 

HARTFORD  COUNTY,  CT 

44 

3,323,806 

3.98 

14.00 

2.25 

From  New  England 

Real  Estate 

Directory,  Volume 

II  and  III, 

1983,  Listed 

only  if  rental  rates  given. 

2 

From  New  England  Real  Estate  Directory,  Volume 

II,  1983,  p 

.  87. 

Source:     New  England  Real  Estate  Directory,  Building  Rental  Listings 
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TABLE  5     -     INDUSTRIAL  LAND  IN  MASSACHUSETTS  &  CONNECTICUT 

(Selected  Locations) 

LAND  FOR  SALE 


LOCATION 

MA 

HAMPDEN  COUNTY 

-  Agawam 

-  Chicopee 

-  v..  Longmc-ulcw 

-  Springfield 

-  Westfield 


Number 
Listings 


Acres 
Listed 


AI9 
305 

35 
23 
53 
3 


Dollars  per  Acre 
Average  High 


16,610 
20,000 

857 
17,50Cf 
24,000 
13,300 


33,000 


Low 


857 


33,000  13,300 


HAMPSHIRE  COUNTY 
BERKSHIRE  COUNTY 
FRANKLIN  COUNTY 

-  Orange 
SUFFOLK  COUNTY 

-  Boston 

3 

Growth  Cities  : 

-  Marlborough 

-  Westborough 


0 
0 
75 
75 

0 

6 
72 


11,000 
11,000 


50.000 
55,000 


CT 

HARTFORD  COUNTY 


1 


11 


600 


24,636        62,275  5,081 


From  New  England  Real  Estate  Directory,  Volume  II  and  III,  1983.  Listed  only 
if  price  given. 

From  New  England  Real  Estate  Directory.  Volume  II,  1983,  p.  87. 


Source:     New  England  Real  Estate  Directory 
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Of  the  areas  included  in  Tables  3,  4  and  5  (excluding  Worcester) 
western  Massachusetts  offered  the  lowest  rental  and  purchase  rates. 
Graphs  A,  5  and  6  show  these  significant  differences.     (The  Directory 
gave  no  rates  for  Boston's  building  and  land  listings,  but  they  are 
presumably  higher  than  the  Route  495  area.) 

Tii  siiniiii.i  ry ,  wesLcrn  Mnssachtisot  ts  offers  n  liniitGd  amount  of  office  and 
industrial  space,  buL  a  s  ij',n  L  f  leant  amount  of  land  available  for  indus- 
trial dcvt' 1  opment .     In  western  Massachusetts,  Berkshire,  Franklin  and 
llnnipsii  i  re  Counties  liave  only  a  smal  l  jiroportion  of  total  available 
buildings  and  land.     In  this  respect,  Hampden  County  is  the  most  likely 
area  for  major  development  to  occur. 

The  information  also  indicates  that  the  growing  Hartford  County  area 
furnishes  competition  for  businesses  who  want  to  locate  in  western 
Massachusetts.     Though  the  costs  of  acquiring  space  are  greater,  there 
are  more  buildings  and  sites  to  choose  from  in  Connecticut  than  in 
western  Massachusetts. 

The  Springfield  and  western  Massachusetts  markets  appear  ready  to  meet 
the  needs  of  commercial  and  industrial  firms  looking  to  expand  or 
relocate.     Office  space  and  industrial  land  are  available  at  prices 
which  are  quite  attractive  compared  to  elsewhere  in  southern  New  England. 
The  rates  are,  on  the  whole,  the  lowest  of  all  market  areas  surveyed. 
At  the  present  time  however,  an  expansion  of  any  size  has  yet  to  begin. 


